
  

SYLLABUS 

Faculty:  Mark Tigan 

 
Community Development Finance: Fall 2007
IDCE:  30289 

Wednesdays:  6:00 pm – 9:50 pm


Course Overview:

This master's-level course introduces students to the field of community development, with a particular focus on finance.  The course work is a combination of theory and practical application of that theory. Beginning with the origin of "community development," students examine the various historical roots arising out of war on poverty, through the Model Cities Program to contemporary meanings and juxtaposition with planning and related fields(who does what, why, and when. The class will also explore the variety of different aspects of community development as interpreted by various "field actors," such as developers, community-based community development corporations, other non-profits, for-profits, banks, local governments, and clients with needs, such as low-income families, as well as their respective roles. 

In the course, students will learn public and private financing theories and techniques, with an emphasis on the use of governmental subsidies to protect the public interest and to achieve public benefits.


►
"hot" and "cold" commercial real estate markets; how to control hot ones (to prevent 

gentrification) and how to stimulate cold ones (with public benefit inducements)

►
the basics of identifying financial "gaps" in public- spirited projects
            (e.g. mill rehabs, artist live/work space, day care centers, affordable
             housing, micro-enterprise development)

►
the financial analysis necessary to attract debt and stimulate equity
            investment

►
strategies and tools (e.g., revolving loan funds RLF) to fill the "gaps" with governmental assistance
and to prevent abuse of governmental subsidies, and

►
ways to finance the effort once the project is planned through tax
             increment financing (TIFs), bonds, or banks' Community Reinvestment
           
efforts.

Other issues discussed are brownfield redevelopment, smart growth policies and regional planning in relation to community development. The format is a combination of lectures, reading, homework, in-class participation, individual and/or class projects, and guest speakers. Later in the semester, a case study/studio project will be examined by the class. Familiarity with Excel spreadsheets is useful. 

Course Methods:

This course will be taught using a combination of extensive reading, lecture, class discussion of reading, class participation, case studies and an occasional guest speaker.  Depending on timing and material coverage, the class may be asked to conduct a class studio involving a specific project analysis. One mid-semester project will be assigned for both oral and written presentation.  From time to time special assignment and projects will be assigned on topics that relate both to the course issues and those of interest to the individual students.


Course Requirements and Grading Standards:

Grades will consider these following factors, in approximate percentage weights as indicated below.

Class attendance and participation:

40%

Projects / special assignments:


30%

Midterm:




5%

Final:





25%

Your grade in CDP courses will be based on your class participation and performance on tests, written assignments and projects.  The class participation component of your grade includes the overall quality of your contributions to discussion, your demonstrated knowledge of assigned reading, frequency of your participation, and creative interpretation of reading material.  Class participation also encompasses timely and consistent attendance.  Any tests will be scored on both content and accuracy of the answers.  Partial credit will be awarded for answers that demonstrate clear and logical thought, but which may not be 100% correct.

A good grade for any graduate class is a “B.”  Students meeting the instructor’s standards in class participation and performance will be awarded a “B.”  An “A” grade will be earned only if all standards are exceeded as measured by outstanding scholarship in all areas.  A student that actively participates in class discussion but completes written assignments only on par with other students will not earn an “A.”  Similarly, a student who submits very well written reports or conducts projects with skill, but does not demonstrate high competence in oral presentation, will not earn an “A.”

Office hours:  Wednesdays 1:00 pm to 2:30 pm and by appointment 

Email:  TiganM@aol.com

----------------------------------------------------------------------------

Required Readings:

Text to be purchased at bookstore . . .

Koven, Steven G. and Lyons, Thomas S. Economic Development: Strategies for State and Local Practice. Washington, DC: ICMA, 2003.

Reader . . .

Available to purchase at Curry Copy Center on campus; other handouts to be distributed by instructor.

Course Outline

COMMUNITY DEVELOPMENT FINANCE

Fall 2006
Class



Topics         
#1
 . . .
Background 





A.  Introduction / Course Purpose and Context





B.
Brief history of community development government assistance programs





C.  Juxtaposition of planning and implementation





D.  Public purpose and public interest

Assignments for Class #2: 




Text: 

Koven and Lyons. Chapter Introduction ; pp. 3-16.



Reader/Handouts:





Politics of urban development, Chapters 1 and 14

                       “Capturing Public Interest.” Journal of Planning Education and Research,

Vol. 24:102-106, Fall 2004.



Capitalism and Freedom

#2
 . . .
Background (. . . continued)






E.  Hot market and cold markets (risk v. return)




F.  Need for public/non-profit intervention in community development (Maine video)




G.  Need for financing facilities





H.  Project Origins

1. Project based

2. Need based





I.   Project Types

                                                 1.  Real Estate

 2.  Business

 3.  Mixed

Assignments for Class #3: 




Text: 

Koven and Lyons. pp. 27-56.



Reader/Handouts:



Tigan on Public Benefit Checklist





Gilliland: Part 3 Financing, pp. 85-127

#3 … 

Project Identification & Screening 





A.
Project participants and project selection

1.
Timing

2.
Resource availability

3.
Impact

4.
Expertise / capacity

5.
Participants (non profits, for profits, organizational options); detail on each





B.
Project prioritization

1.
Competitive projects

2.
Politics of needs vs. wants

C.
Building project consensus

1.
Fact

2.
Opinions

3.
Process and Methods


Assignment for Class #4: 





Text: 


      Koven and Lyons. pp. 59-77.




Reader/Handouts:

     Clapp, Donna. “Do Financial Incentives Make a Big Difference?” in 

          Point Counterpoint, August 2003, pp. 47-48. 

     “Lending a Lasting Hand,” The Chronicle of Higher Education. Jan. 16, 2004.

     Site Inspection checklist



    Changing Character of ED

                 Mutual attraction

                Tigan on CDCs

WEB READING: Market-Based Community Economic Development,         http://www.brookings.edu/metro/umi/20050314_communitydev.htm



   Project:  Team Debates / Role Playing due Class #6 

#4 . . .
Goals of Intervention & Tools / Programs of Intervention 




 A.
Goals: jobs, services/products, housing, environmental, historic, 

                              special needs, inequality

    

 B.
Tools



 C.  Programs



 D. Players / Legal Entities 

Assignment for Class #5: 





Text: 





None




Reader/Handouts:




Venture Capital From a Fishing Village in Communities & Banking



Social investors in CD in Communities & Banking



Retail as a Catalyst for Economic Development





  
Bernstein, Jared. “Who’s Poor? Don’t Ask the Census Bureau.” 

                             “Poverty Issue and 2000 Census.” Downloaded on Sept. 26, 2003

 


Prince, C.J. “Makeover Magic.” Entrepreneur July 2003. pp. 49-50.

#5. . .  
Project Financing and Funding—Preliminary 




A.

Three important statements





       1.     Sources/uses, operating, balance sheet




B.
       Three sources of funding



                   1.     Debt, equity, soft debt or near equity





       2.     Public lender dilemma




C.          Project costing – in-depth





       1.     All “uses” with key percentages estimates

Assignment for Class #6: 





Text: 

      Koven and Lyons. pp. 99-118.




Reader/Handouts:




Profile of Selected Characteristics: 2000,  from http:factfinder.census.gov.




Paying the Hotel Bill in Governing.


     Financing ED by Bingham



     Project Costing Form

      
     SBA 504

#6. . . 
Project “Uses”



      A.  Class Role Playing / Debate



B.  Acquisition: Site control techniques

C. Procurement of Services

D. Project costing and appraisals

Assignment for Class #7: 





Text: 





None 







Reader/Handouts:




Cianci Letter / Article, Providence Journal 10/5/03

Jepson, Edward J., Jr., and Anna L. Hanes, “Under Sustainability,” in Economic

       Development Journal, Vol. 2, Number 3, Summer 2003, pp. 45 – 53. 




Project Closing Checklist, a sample




Lichtenstein and Lyons. “The Entrepreneurial development System” 





in Economic Development Quarterly Vol. 15:3-20, Feb. 2001.

#7. . .
Introduction to “Sources” 




 A.  Equity (FACT) [Fees, Asset Appreciation, Cash Flow, Tax Benefits] & Equity Sources

1. Tax credits

2. Venture capital

3. ROE issues

 B.  Debt Analysis (4c’s) [Credit, Collateral, Cash Flow, Capacity] & Debt Sources





1. IDB





2. TIF





3. Loan guarantee






4. Other
Assignment for Class #8:



Text:



None



 Reader/Handouts:



Sources for Retail financing and other assistance



Historic tax credit use




      Micro-business in incubator cubicles 



Brunori, David. “The Giveaway” in Governing. August 2003, p. 46
#8 . . .  Introduction to “Sources” (. . . continued)


C. Gap (sizing, filling, benefiting)

D. Midterm Examination review

Assignment for Class #9: 




Text: 

      Koven and Lyons. pp. 167-181.





Reader/Handouts:





Guggenheim, Joseph. “Tax Credits for Low Income Housing” 11th edition,                        





     Maryland: Simon Publications. 2000. 





Alpha Corp Balance Sheet and Income Statement

Tigan, Mark. Summary of Key Ratio, ‘Rules of Thumb,’ and Methods of Estimating 






“About CDVCA,” at http://www.cdvca.org/about.html re: Equity Venture Capital



#9. . .
Mid Semester Summary / Exam



   A.  Summary of Semester to date




   B.  Midterm Exam

 

Assignment for Class #10:




Reader/Handouts:




Sample Federal 2002 Tax Returns – for Tax Credit Computation




World Trade Center deal Op Ed




Sustainable communities in evolution




Neighborhood revitalization in Providence




“Subsidy Menu by Type of Assisted Project,” by Mark Tigan




Dilbert cartoon




Corkery, Michael, “Pressure alleged in lawsuit over soured downtown deal.”  

                     The Providence Journal. March 14, 2004 p. A1.



 

Project:  Select a ‘fictional’ or real community development project case study (business or real estate). Prepare: a short 4 –5 paragraph description; a ‘sources and uses’ financial statement for the project, along with a pro forma operating statement; be prepared to present in writing and orally. Due class #10.

#10 . . .
Business and Mixed Use Finance Concepts; Reports on Case Study





A.
Case study reports – selected oral reporting



B.  Difference between real estate and business projects 

C. Difference between real estate and business projects financial statements

D. Strategies for mixed uses

Assignment for Class #11:



Text: 





None





Reader/Handouts:







Robert Morris Associates (RMA) statement studies key ratios & sample stmt.







Tigan, Mark. “Underwriting Matrix,” 







Housing Tax Credits Spreadsheet







HOME Program Details – HUD funding source







Bar/Grill & 2 sample Pro Forma Statements




Project:  Bring in ideas next week for a studio project




#11. . .
 Final Feasibility: Balancing Uses with Sources 



A.  Sources 

1. Debt analysis: 4-Cs 

a. Credit, Capacity

b. Collateral: Key ratios LTV

i. Inside the project

ii. Outside the project

c. Cash Flow

i. Operating Statement compute NOI

ii. Key ratio DSC

2. Equity analysis: FACT


a.  Fees


b.  Asset Appreciation


c.  Cash Flow


d.  Tax Benefits

B.  Select studio project and make individual assignments of data collection

Assignment for Class #12:




Text: 






None 




Reader/Handouts:







Changing demographics – move to urban communities







On the beach with progressives


Colias, Mike, “Tax Credit Ruling to aid Historic Rehab Projects,” 






Providence Business News, Vol. 18, Number 32, November 24-30, 2003
# 12. . .  Final Feasibility (. . . Continued):




C.
Identifying the financing GAP and sizing it 

D. Conditions to protect the public interest and increase public benefits



Assignment for Class #13:



Text: 





Koven and Lyons.pp. 185-193.




Reader/Handouts:




Community ED and smart growth




Livable wages—(1) U of IL report and (1) NYT article






“Small Small Business,” Forbes 2000, April 12, 2004, p. 130-132.




 

Project:  continue studio project work
#13. . .
 Class Studio: A walk through of financing


Assignment for Class #14:



Text: 





None.




Reader/Handouts:




Wright, James G. “Risks and Rewards of Brownfield Redevelopment.” 


Cambridge, MA: Lincoln Institute of Land Policy, 2000. pp. 2-7. 




“Tax-Credit Program Draws Criticism,” Providence Journal 12/28/03.

#14. . .
  Other Community Development Finance Issues





A.
Other Contemporary Issues




1.  small business incubators




2.  brownfields




3.  impact fees




4.  artist and gay markets




5.  citizen participation




6.  livable wage




7.  smart growth / regional planning


B. Take Final Exam
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